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Re:   Proposed  Hotel  for  Park  Plaza  Project 
Boston,  Massachusetts 

Gentlemen: 

We  have  made  minor  revisions  in  our  report  dated 
June  9,  1971  and  are  pleased  to  submit  this  modified 
report. 

In  accordance  with  your  request  we  have  prepared  a 
report  for  the  1,000  room  convention  hotel  you  are 
planning  as  a  part  of  the  above  captioned  project. 

Although  the  growth  in  rooms  demand  would  indicate 
considerable  support  for  a  1,000  room  full  service 
convention  hotel,  we  believe  that  you  should  carefully 
consider  the  possibility  of  building  alternatively  a 
600  to  700  room. luxury  executive  hotel.   If  this  latter 
hotel  were  designed  to  appeal  to  the  executive  and 
luxury  tourist  market,  we  believe  it  might  more 
quickly  achieve  a  rate  of  $40  and  over,  and  an 
occupancy  of  707o  and  higher. 

We  will  be  pleased  to  review  this  report  with  you  and 
appreciate  the  opportunity  of  serving  Boston  Urban 
Associates. 

Very  truly  yours, 
HOSPITALITY  DIVISION 
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A.  Carrai  Gamoran 

Director  of  Systems  and  Research 
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I .   INTRODUCTION 
A.   Park  Plaza  Development 

The  purpose  of  this  study  is  to  determine  the  suitability 
of  developing  a  major  hotel  in  the  Park  Plaza  development  in 
Boston,  Massachusetts. 

On  March  22,  1971,  Kevin  H.  White,  Mayor  of  Boston,  an- 
nounced plans  for  the  largest  single  project  in  the  history 
of  Boston — the  $220-million  Park  Plaza  development. 

The  10.5-acre  site  fronts  the  Boston  Public  Garden  and 
Common  and  is  bounded  by  Arlington,  Boylston,  Tremont,  Stuart, 
Columbus  and  Providence  Streets  in  downtown  Boston.   (See 
Exhibits  1  and  2.)   It  is  one  of  the  most  prestigious  areas 
in  the  City  and  is  convenient  to  shopping,  hotels,  major  of- 
fices,  public  transportation  and  arterial  highways. 

Tentatively  planned  are  more  than  1,500  apartments,  ap- 
proximately 500,000-600,000  square  feet  of  rental  stores, 
1,000,000  square  feet  of  office  space  and  at  least  3,000 
parking  spaces.   A  key  improvement  in  the  development  is  a 

major  high  quality  hotel  that  will  attract  new  and  larger 

» 

convention  groups?  provide  employment;  and  bring  tax  revenues 


and  new  outside  spending  by  visitors  to  the  City  of  Boston. 

Mayor  White  stressed  that  the  Park  Plaza  development 
"is  important  for  downtown  Boston  to  keep  its  residential 
quality  and  to  provide  .an  attraction  for  people  that  lasts 
longer  than  the  normal  working  hours.   Because  of  its  wide 
variety  of  uses  Park  Plaza  will  be  a  vital,  active  area  16 
hours  a  day."' 

We  believe  the  entire  development,  its  concept,  and  lo- 
cation bode  well  for  a  high-quality,  large,  downtown  hotel. 

B.   Importance  of  Location 

The  suitability  of  the  site  for  a  major  hotel  in  the 
Park  Plaza  development  cannot  be  overemphasized. 

The  site  just  off  Boylston  Street  between  Arlington  and 


Charles  is  one  of  the  most  attractive  downtown  locations  one 
could  select.   Across  the  street  is  the  Boston  Public  Garden, 
an  ideal  place  to  stroll,   fiere  are  beautiful  and  attractive 


flowers  and  plantings,  rare  and  exotic  shrubs  and  bushes. 

The  Public  Garden-  gives  the  proposed  hotel  an  aura  of  prestige 

and  beauty. 

At  the  intersection  of  Arlington  and  Boylston  is  an 
M.B.T.A.  station.   The  subway  affords  the  hotel's  visitors 
convenient  access  by  rapid  transit  through  the  downtown 


business  area,  to  Cambridge  and  residential  sections  of  the 
city.   Less  than  a  five-minute  drive  away  are  connections  to 
the  Massachusetts  Turnpike  Extension  (1-90)  which  heads  west, 
and  connecting  roads  such  as  the  Southeast  Expressway  which 
heads  south  and,  if  followed  north,  leads  to  the  Mystic  River 
Bridge  and  New  Hampshire,  Vermont  and  Maine.   The  Southeast 
Expressway  also  connects  with  Storrow  Memorial  Drive  which 
circles  Boston  and  provides  access  to  Cambridge,  Brookline 
and  other  surrounding  communities.   This  highway  complex  also 
connects  with  the  tunnels  to  Logan  Airport  about  a  20  minute 
cab  ride  away. 

The  downtown  financial  section  is  about  a  15-minute 
walk  from  the  site.   Still  closer  are  the  famous  Filene's 
and  Jordan  Marsh  department  stores  and  other  shopping.   For 
the  tourist-guest  at  the  proposed  hotel,  Boston's  exciting 
Freedom  Trail  commences  about  five  minutes  away  in  the  Boston 
Common . 

The  Prudential  Center,  'including  the  John  B.  Hynes 
Civic  Auditorium,  is  also  a  15-minute  walk  from  Park  Plaza, 
or  a  brief  ride  by  rapid  transit. 


II.   SOURCES  OF  VISITATION 

A.   Commerce  and  Industry 

According  to  the  Greater  Boston  Chamber  of  Commerce, 
the  last  Census  of  Manufactures  disclosed  that  in  the  Boston 
Standard  Metropolitan  Statistical  Area  (SMSA)  there  were 
5,177  manufacturing  firms  employing  316,200  workers  with  an 
annual  payroll  of  $2.2  billion.   Boston  is  well  known  for  its 
manufactures  of  electronics  and  scientific  equipment,  elec- 
trical machinery  and  instruments.   Most  manufacturers  are  not 
located  in  the  City  proper,  and  we  are  inclined  to  believe 
that  this  will  not  be  a  significant  source  of  visitation  to 
the  proposed  hotel. 

B.   Finance 

Financial  institutions  including  banks,  insurance  com- 
panies, investment  trusts  and  similar  organizations  accounted 
for  nearly  100,000  workers  in  February  1971. 

Four  leading  banks  have  over  $1  billion  in  deposits. 
These  are  the  First  National  Bank  of  Boston,  State  Street 


Bank,  New  England  Merchants  Bank  and  the  National  Shawmut  Bank. 

The  Massachusetts  Investors  Trust  is  a  leading  billion- 
dollar  trust  fund  and  there  are  numerous  smaller  funds  that 
are  less  well  known. 

There  are  two  huge  life  insurers  headquartered  in  Boston, 
John  Hancock  Life  Insurance  Company  and  New  England  Mutual  Life 
Insurance.   The  Prudential  Life  Insurance  Company  maintains 
regional  headquarters  in  Boston  as  do  many  smaller  and  less 
well-known  risk  companies. 

While  we  did  not  make  any  attempt  to  quantify  visitation 
to  these  organizations,  we  noted  that  offices  of  most  financial 
institutions  are  found  in  downtown  Boston  and  are  convenient  to 
the  proposed  hotel.   The  John  Hancock  Life  Insurance  Company, 
for  example,  is  currently  developing  a  60-story  tower  which 
will  be  within  five  minutes  walking  of  the  Park  Plaza  devel- 
opment.  Most  of  these  companies  are  national  in  scope  and 
attract  out-of-town  patronage  from  customers,  personnel  .from 
other  branches,  auditors,  and  so  forth.   These  companies  would 
be  a  large  source  of  visitation  to  the  proposed  hotel.   In 
addition,  the  expanded  office  space  of  companies  such  as  The 
John  Hancock  Life  Insurance  Company  can  reasonably  be  expected 
to  generate  additional  patronage  to  a  new  hotel  such  as  Park 
Plaza.  ! 

C.   Conventions 

■t  \ 

The  convention  market  will  be  one  of  the  largest  sources 


of  visitation  to  the  Park  Plaza  hotel.   In  1970,  according 
to  the  Boston  Convention  and  Visitors  Bureau,  there  were 
290  conventions  with  attendance  of  over  325,000  persons 
held  in  Boston.   Of  the  total,  121  were  national  meetings, 
83  regional,  and  55  state.   The  balance  was  a  mixture  of 
local  and  others.   The  average  group  experienced  1,186  dele- 
gates and  22  of  these  groups  used  the  John  B.  Hynes  Civic 
Auditorium  with  registration  generally  from  2,500  persons 
and  up. 

Conventions  have  been  a  steadily  substantial  source  of 
business  in  Boston.   Thus  in  1966,  289  groups  represented  an 
attendance  of  227,965  delegates.   In  1969,  255,915  delegates 
attended  221  meetings  with  a  dollar  value  of  well  over 
$35,000,000. 

Although  the  1970  results  were  indeed  gratifying,  the 

City  has  about  reached  the  limit  of  the  ability  of  existing 

) 

transient  facilities  to  house  large  conventions.   Thus,.  Mr. 
Paul  Lanigan,  Manager  of  the  Boston  Convention  and  Visitors 
Bureau  greeted  warmly  the  proposed  Park  Plaza  hotel.   He  in- 
dicated that  a  new  major  convention  hotel  would  enable  Boston 
to  attract  large  conventions  of  3,000-4,500  persons  or  more, 
conventions  which  the  City  is  presently  unable  to  obtain  be- 
cause of  the  lack  of  quality  rooms.   Among'  the  convention 
groups  he  mentioned  as  examples  were  the  American  College  of 


Physicians,  American  Psychiatric  Association,  International 
Reading  Association,  and  the  National  Association  of  Real 
Estate  Boards. 

» 

This  opinion  was  confirmed  by  Mr.  Richard  Barger, 
General  Manager  of  the  Sheraton-Boston.   He  remarked  that 
"the  Park  Plaza  hotel  offers  Boston  the  chance  to  get  to 
the  next  ^/size/  plateau  in  conventions."   Mr.  Barger  said, 
however,  that  he  would  compete  vigorously  with  the  Park  Plaza 
hotel  for  smaller  groups  and  the  Sheraton-Boston  has  an  obvious 
advantage  in  the  John  B.  Hynes  Civic  Auditorium  being  adjacent 
to  it.   On  the  other  hand,  the  Park  Plaza  hotel  will  be  but  a 
short  ride  by  rapid  transit  to  the  Civic  Auditorium,  while 
being  considerably  more  convenient  to  downtown  shopping, 
theatres  and  businesses. 

It  is  difficult  to  measure  the  number  of  room  nights 
conventions  could  represent  to  the  proposed  hotel.   We  be- 
lieve, however,  that  given  a  good  sales  organization,  good 
convention  servicing  and  good  general  management,  this  will 
be  an  important  source  of  patronage,  accounting  for  50%  to 
60%  of  the  hotel's  rooms  business. 

D.   Tourism 

The  City  of  Boston  is  immersed  in  American  history  and 


l*s  eaaiess  opporLuiu         cue  visiuor 

cultural  activities.   According  to  the  Greater  Boston  Chamber 

of  Commerce,  over  600,000  outside  visitors  come  to  sightsee 

annually.   Many  of  these  persons  use  hotel/motel  facilities. 

Marked  out  along  streets  in  downtown  Boston  and  convenient  to 

the  proposed  Park  Plaza  hotel  is  the  Freedom  Trail,  a  1%  mile 

walking  tour  of  historic  points  of  interest,  beginning  at  the 

Boston  Common. 

The  cultural  attractions  of  the  City  include  the  Boston 
Symphony  Orchestra,  the  Boston  Pops  Orchestra,  the  Boston  Museum 

of  Fine  Arts,  the  Museum  of  Science  and  the  Isabella  Stewart 

Gardner  Museum.   All  are  conveniently  available  from  the  Park 

Plaza  development  by  rapid  transit  or  taxi.   During  the  summer, 

the  Boston  Common  features  free  concerts  and  other  cultural 

activities. 

We  believe  the  proposed  hotel  will  share  in  visitation 
generated  about  Boston's  tourist  and  cultural  attractions. 
Further,  the  Park  Plaza  Complex  itself  may  become  a  tourist 
attraction  with  its  new  stores,  shopping  arcade,  restaurants 
and  entertainment  facilities,  public  plaza  and  other  amenities. 

E.   Health  Institutions  * 

Greater  Boston  is  one  of  the  world's  greatest  medical 
research  centers.   In  addition  to  the  many  hospitals  that 

specialize  in  particular  kinds  of  diseases,  there  are  24 
general  hospitals  with  nearly  7,000  beds.  Medical  schools 
in  the  area  are  associated  with  Harvard,  Tufts  and  Boston 
Universities.  These  institutions  attract  visitors  from  all 


parts  of  the  world  including  out-patients  who  come  for  treat- 
ment, families  of  patients,  scientists  and  researchers.   Many  of 
these  use  hotel  facilities.   Within  walking  distance  of  the  Park 
Plaza  development,  the  $100,000,000  New  England  Medical  Center  " 
is  rising.   The  project  is  being  developed  over  a  period  of  ten 
years  and  will  include  new  dental  and  medical  school  facilities, 
600  to  700  additional  beds,  research  facilities,  etc.   An  of- 
ficial of  the  Center  told  our  representative  that  he  believed 
visitors  to  the  Center  would  use  hotels  and  that  the  Park  Plaza 
hostelry  would  in  his  opinion  be  convenient.   He  observed  that 
the  medical  complex  would  be  a  center  for  seminars  lasting  from 
one  to  three  days  with  attendance . from  20  to  200  persons,  and  he 
believed  a  quality  hotel  such  as  the  Park  Plaza  would  benefit 
from  these  events. 

F.   Educational  Institutions 

Boston  is  the  birthplace  of  public  education  in  the  Western 
Hemisphere  beginning  with  the  Boston  Public  Latin  School  founded 
in  1635.   In  addition  to  its  extensive  elementary  and  high 
school  system  there  are  29  institutions  of  higher  learning. 
The  world  famous  Harvard  University  and  Massachusetts  Institute 
of  Technology  are  just  two  of  the  many  institutions  that  attract 
students  and  scholars  from  all  over  the  world.   The  seminars, 
sporting  events,  commencements  and  other  functions  are  examples 
of  events  that  generate  visitation  to  the  City.   The  Park  Plaza 
hotel  can  share  in  the  rooms  market  created  by  these  institutions, 


III.   COMPETING  HOTEL  FACILITIES 


A«   Existing 


There  is  only  one  hotel  in  the  City  of  Boston  which 
we  believe  would  be  competitive  to  the  proposed  Park  Plaza 
improvement  for  large  meetings.   This  is  the  1,000-room 
Sheraton -Bos ton  at  the  Prudential  Center.   As  noted  earlier, 
its  General  Manager,  Mr.  Richard  Barger,  stated  that  he 
would  compete  vigorously  with  the  new  facility  and  we  acknow- 
ledge this. 

The  Sheraton-Boston  has  a  ballroom  which  can  accommo- 
date up  to  2,500  persons  theatre-style.   The  ballroom  may  be 
subdivided  into  smaller  units.   Other  convention  facilities 
are  the  Independence  Ballroom  (to  accommodate  550  theatre- 

■ 

style),  the  Commonwealth  Room  (325  theatre-style)  and  the 
Fairfax  Room  (340  theatre-stiyle)  .   There  are  ten  other  rooms, 
some  of  which  can  be  further  subdivided,  which  seat  12  to 
125  persons  theatre-style.   The  hotel  is  thus  a  full  service 
convention  facility.   It  also  enjoys  the  advantage  of  adjoin- 
ing the  John  B.  Hynes  Civic  Auditorium  and  is  frequently 
headquarters  for  groups  meeting  in  the  Auditorium.  A  dis- 
advantage is  that  local  trade  and  cultural  events  in  the 


Auditorium  have  at  times  precluded  the  Sheraton-Boston  from 
taking  conventions  too  large  for  its  facilities. 

The  Sheraton-Boston  has  1,012  rooms,  with  126  better- 
quality  units  (147  rooms)  in  the  Towers.   These  latter  rent 
from  $34  and  $38  single  to  $44  double,  and  are  the  closest 
accommodations  in  quality  to  those  envisaged  for  the  Park 
Plaza  hotel.   The  management  informed  us  that  in  1970  the 
hotel  experienced  an  overall  annual  occupancy  of  78.3%  and 
an  average  rate  per  occupied  room  per  day  of  roundly  $26.00. 
The  occupancy  rate  is  down  from  the  1969  and  1968  experience 
of  approximately  87%  (because  the  economy,  in  general,  is 
down),  but  the  average  room  rate  is  up  approximately  $2.00 
in  the  period.   We  learned  from  reliable  sources  that  in  re- 
cent months  the  Sheraton-Boston  has  achieved  an  average  room 
rate  of  $31.00  and  occupancy  of  about  81%.   (Other  details 
concerning  the  Sheraton-Boston  are  furnished  in  Exhibit  3.) 

The  only  other  large  convention  hotel  in  the  City  of 
Boston  is  the  Statler  Hilton  adjacent  to  the  proposed  Park 
Plaza  hotel.   The  hotel  contains  1,146  guest  rooms,  many  of 
which  have  been  redecorated  and  upgraded,  but  it  is  an  older 
facility.   We  believe  the  Statler  Hilton  will  not  be  competi- 
tive to  the  new  Park  Plaza  hotel.   Rather,  it  will  appeal  to 
that  segment  of  the  market  that  is  rate  conscious.   The  sheer 
magnitude  of  its  public  rooms,  however,  will  enable  it  to 

continue  to, attract  large  conventions.   Since  the  Park  Plaza  J 


and  Statler  Hilton  Hotels  will  be  adjacent,  there  could  be  a 

mutually  beneficial  arrangement  made  in  attracting  very  large 

groups . 

The  Statler  Hilton's  Grand  Ballroom  will  seat  2,000  persons 

for  a  meeting  and  the  Georgian  Room,  Stanbro  Hall,  and  Bay  State 
Room  accommodate,  respectively,  600,  390  and  385  persons  for 
meetings.   There  are  seven  additional  rooms  which  can  seat  from 
•  25  to  200  persons  for  meetings.   (Other  details  concerning  the 
Statler  Hilton  are  given  in  Exhibit  3.) 

The  430-roora  Boston  Marriott  is  located  in  Newton  (suburban 

Boston).   This  is  a  new  and  first-class  convention  facility. 
When  first  built,  it  was  able  to  attract  groups  from  downtown 
Boston  by  offering  a  better  facility.   The  Park  Plaza  hotel  can 

help  reverse  this  trend  and  may  bring  back  business  lost  to  a 
suburban  hotel  like  the  Marriott.   From  a  civic  viewpoint,  it 

is  important  to  have  a  Park  Plaza  hotel  to  help  stem  the  flight 

of  meeting  business  from  the  central  city  to  suburbs  such  as 

Newton. 

i 

The  Marriott's  Grand  Ballroom  can  seat  700  persons  for  a 
meeting.   The  room  can  be  subdivided  for  smaller  groups.   There 
are  three  meeting  rooms  adjacent  to  the  ballroom  which  seat  34 
to  100  persons  in  various  combination,  and  six  additional  rooms 
which  will  accommodate  50  to  150  persons. 

We  believe  that  the  Marriott  must  be  counted  as  a  com- 
petitive  facility  for  corporate  groups  and,  to  some  extent, 
associations,   In  speaking  with  the  new  General  Manager  of  the 
Marriott,  Mr.  Shearer,  we  were  surprised  to  learn  that  his 


hotel  enjoyed  so  much  association  meeting  business.   Obvious- 
ly the  Park  Plaza  and  the  Marriott  will  compete  particularly 
for  this  type  of  business.   Mr.  Shearer,  however,  stated  that 
while  his  facility  would  compete  for  such  business,  he  be- 
lieves that  a  new  hotel  would  help  the  entire  community,  par- 
ticularly if  a  new  chain  not  now  represented  in  Boston  would 
come  in,  join  the  Boston  Visitors  and  Convention  Bureau  and 
bring  new  associations  and  groups  to  Boston.   The  Park  Plaza 
hotel,  with  more  modern  facilities,  will  have  the  advantage 
of  being  convenient  to  the  variety  of  attractions  in  downtown 
Boston  and  the  guest  will  avoid  the  isolated  feeling  of  being 
in  a  highway  motor  hotel.   (Further  details  concerning  the 
Marriott  are  given  in  Exhibit  3.) 

Other  facilities  in  Boston  which  may  compete  for  commer- 
cial and  smaller  group  patronage  are  the  Holiday  Inn  (300 
rooms,  maximum  150  persons  for  a  meeting),  Parker  House  (600 
rooms,  maximum  450  persons  for  a  meeting),  the  Sheraton^Plaza 
(450  rooms,  maximum  1,000  persons  for  a  meeting)  and  the  Lenox 
Hotel  (225  rooms,  maximum  300  persons  for  a  meeting). 

In  connection  with  this  project,  we  spoke  to  Messr. 
Donald  and  Roger  Saunders,  owners  of  the  Lenox  Hotel.   Both 
men  expressed  a  favorable  attitude  toward  the  Park  Plaza  de- 
velopment.  They  also  emphasized  that  the  real  benefit  to  the 
City  would  come  if  a  national  chain,  not  now  represented  in 


Boston,  would  manage  the  hotel.   They  believe  this  would 
bring  new  conventions  and  groups,  not  only  to  the  Park 
Plaza,  but  to  the  City  in  general. 

Other  hotels  and  motor  hotels  which  are  secondary 
competition  include  the  Sonesta  Hotel  at  the  Airport,  Sonesta 
Hotel  in  Cambridge,  Fenway  Cambridge  Motor  Hotel  in  Cambridge, 
and  the  Colonial  Hilton  Inn  at  Wakefield,  plus  eleven  Holiday 
Inns,  Howard  Johnson's  Motor  Lodges  and  Sheratons  in  suburban 
locations.   These  facilities  are  more  likely  to  compete  for 
tourist  and  commercial  business  than  for  prestigious  group 
patronage . 

B..   Under  Construction  or  Proposed 

Adjacent  to  the  Park  Plaza  development,  on  Stuart  Street, 
a  390-room  franchised  Howard  Johnson's  Motor  Lodge  is  under 
construction,  with  the  opening  expected  in  January  1972-.   In 
addition  to  guest  rooms  and  a  Howard  Johnson's  Restaurant, 
the  existing  57  Carver  Restaurant  will  be  rebuilt  as  a  part 
of  the  facility.   There  will  be  meeting  facilities  for  up  to 
500  persons  and  several  smaller  rooms.   The  developers  told 

our  representative  that  they  expected  to  charge  $25  single 

»» 

and  approximately  $28  double.   We  believe  the  new  motor  lodge 

will  enhance  the  Park  Plaza  development.   More  attention  will 

be  given  the  area  and  the  Howard  Johnson  owners  have  indicated 
their  enthusiasm  for  the  Park  Plaza  Development  and  the  new 
environment  it  will  create  in  this  area. 


*  V 


Furthermore,  the  focus  to  the  area  will  enable  the  hostelries 
towo'rk  together  on.  larger  groups".     --_--'  '  ' -'~yr  '-'■■  .   ' 

Another  motor  hotel  nearing  completion  is  the  300-room 
Colonnade  opposite  Prudential  Center.   Scheduled  for  a  fall 
1971  opening,  this  hostelry  will  have  a  coffee  shop,  specialty 
dining  room,  cocktail  lounge  and  "European  Bar."   Meeting  rooms 
will  accommodate,  respectively,  325,  135,  75  and  25  persons. 
The  General  Manager,  Mr.  Vincent  Traietti,  indicated  that  sin- 
gle occupancy  rates  would  range  from  $23  to  $28  and  double  oc- 
cupancy from  $29  to  $35. 

We  spoke  to  Mr.  B.  Druker,  developer  of  the  Colonnade, 
who  felt  the  Park  Plaza  hotel  would  represent  undue  financial 
risk.   In  our  opinion,  Mr.  Druker' s  stated  view  must  be  con- 
sidered  in  light  of  the  fact  that  his  new  hotel  will  be  in 
the  Prudential  Center  area  and  thus  particularly  competitive 
with  Park  Plaza.   Of  equal  importance,  his  facility  is  not  to 
our  knowledge  affiliated  with  any  national  hotel  name  and  thus 
the  Colonnade  will  neither  have  the  referral  nor  possibly  the 
resources  to  afford  the  staff  to  sell  new  groups  not  now  coming 
to  Boston. 

Other  projects  that  have  been  mentioned  for  Boston  in- 
clude a  250-room  motor  hotel  at  the  waterfront  (with  ultimate 
expansion  to  400  rooms);  a  200-room  addition  to  the  Parker 
House;  an  approximate  250-room  addition  to  the  Ritz  Carlton; 


the  doubling  to  600  rooms  of  the  Holiday  Inn  in  downtown 
Boston;  and  a  500-650  room  hotel  at  Logan  Airport.   The 
hotel  at  Logan  Airport  is  indefinite:   No  plans  have  been 
drawn  and  no  date  as  to  its  coming  into  being  is  known  by 
its  developers.   We  have  no  information  to  substantiate  the 
actual  immediacy  of  the  other  proposals. 

The  additions  to  the  transient-rooms  supply  also  must 
be  viewed  in  light  of  some  recent  and  proposed  rooms  removed 
from  the  market.   The  venerable  200-room  Vendome  Hotel  has 
been  closed  and  is  being  converted  to  apartments.   A  contem- 
plated sale  of  the  350-room  Somerset,  as  a  college  dormitory, 
was  voided  by  the  City.   We  believe,  however,  that  the  owners 
are  anxious  to  sell  and  conversion  to  another  use  is  antici- 
pated.  The  488-room  Madison  Hotel,  we  are  informed,  will 
shortly  be  converted  to  a  nursing  home.  We. are  also  informed 
that  the  161-room  Mid town  Motor  Inn,  whose  ownership  is  the 
same  as  that  of  the  Colonnade,  is  scheduled  to  be  closed  when 
the  latter  opens. 

C.   Occupancy  and  Rate 

In  addition  to  comments  given  concerning  the  Sheraton- 
Boston  experience  and  the  projected  rates  of  new  facilities 
under  construction,  we  examined  statistics  made  available  to 


us  by  Harris,  Kerr,  Forster  &  Co.  and  others.   The  general 
statistics  for  Boston  hotels  disclose  that  1970  occupancy  was 
68.9%  as  against  75.3%  in  1969.   The  decline  is  attributed  to  the 
general  economic  setback  in  the  country.   In  general,  Boston  has 
always  experienced  relatively  good  occupancies  and  we  expect 
this  trend  to  continue.   Average  rate  per  occupied  room  per  day 
by  contrast,  however,  rose  from  $16.92  to  $18.70  between  the  two 
years,  an  increase  of  over  10%.   This  latter  trend  has  continued 
in  1971  as  the  major  hotels  (except  the  Statler)  experienced  in- 
creases for  the  first  three  months  of  1971  of  roundly  10%  over 
the  comparable  period  of  1970.  We  were  unable  to  obtain  in- 
formation on  change  in  occupancy  for  the  period. 

Insofar  as  the  Park  Plaza  hotel  is  concerned,  we  believe 
the  decline  in  occupancy  rate  as  between  1969  and  1970  is  not 
to  be  regarded  as  a  trend,  in  making  future  judgments.   It 
reflects  a  general  situation  prevailing  in  our  economy  today, 
and  one  can  reasonably  anticipate  that  the  economy  will  im- 
prove.  The  increase  in  room  rates,  however,  coupled  with  the 
projected  rates  of  Howard  Johnson's  and  the  Colonnade,  is  in- 
dicative of  the  general  acceleration  in  hotel  rates.   We  be-    » 
lieve  that  looking  to  four  years,  when  the  Park  Plaza  hotel 
will  come  into  being,  it  is  reasonable  to  expect  that  room 
rates  will  have  increased  and  we  have  given  consideration  to 
this  in  our  estimates  for  the  proposed  hotel. 

Moreover,  a  confidential  study  prepared  for  another  hotel 


chain  projects  the  room  demand  growth  rate  for  Boston  at 
8.2%  compounded  annually.   Applying  this  factor  to  the  ap- 
proximate inventory  in  1969  of  7,000  rooms  in  the  City's 
principal  hotels  would  indicate  support  for  some  580  new  rooms 
per  year  without  unduly  depressing  average  occupancies.   Thus 
by  the  end  of  1973,  demand  would  be  sufficient  to  justify  ap- 
proximately 2,600  additional  rooms. 


IV.   ECONOMIC  INDICATORS 


A.   Introduction 


The  outlook  for  Boston's  economy  is  generally  favorable. 
While  there  are  problems  in  Boston  akin  to  those  of  other 
major  cities  (such  as  a  municipal  fiscal  squeeze,  households 
with  low  levels  of  income,  and  so  forth) r  the  general  progno- 
sis supports  a  new  hotel  in  a  growing  economy. 

B.   Demography 

During  the  decade  of  the  1950's,  Boston  lost  population. 
Thus,  population  declined  from  801,400  in  1950  to  697,200  in 
1960.   The  decline  appears  to  have  been  arrested  since  1965,  and 
the  population  in  1970  is  approximately  650,000.   According  to 
the  Research  Department  of  the  Boston  Redevelopment  Authority 
(BRA) ,  projected  population  for  1975  and  1980  should  at  least 
hold  its  present  level. 

C.   Personal  Income 
Perhaps  more  significant  than  population  is  the  per  capita 


personal  income.   According  to  the  Research  Department  of  the 
BRA,  this  stood  at  $2,504  in  1950  and  rose  to  $2,770  in  1960. 
For  1970,  this  figure  has  been  estimated  to  be  $3,968  and  for  .. 
1980  it  is  projected  to  reach  $5,598.   More  significantly,  the 
proportion  of  households  with  annual  incomes  of  $15,000  and 
over,  more  than  quadrupled  in  those  two  decades,  increasing 
from  6%  in  1950  to  13%  in  1960,  18%  in  1965  and  25%  in  1968. 
While  admittedly  some  of  the  projected  increase  is  due  to  infla- 
tion, the  basic  reasons  attributed  to  the  projected  growth  are 
the  anticipated  qualitative  growth  of  the  City's  economy  and 
the  up-grading  of  its  labor  force. 

These  positive  changes  support  the  expanding  economy  of 
the  City  and  favor  the  Park  Plaza  development  and  hotel. 

D.   Private  Office  Construction 

a 

Another  index  of  economic  growth  is  expansion  of  private 
office  construction.   New  office  space  supports  employment, 
visitation,  restaurant  patronage  and  so  forth. 

According  to  the  Research  Department  of  the  BRA,  net 
private  office  construction  increased  3,074,000  square  feet 
during  the  period  1960  to  1970.   This  pace  is  continuing  as 
new  buildings  within  short  walking  or  rapid-transit-ride  dis- 
tances of  Park  Plaza  come  into  being.   New  office  space  in 
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1971  and  1972  will  include  the  John  Hancock  Towers  (1.8  mil- 
lion square  feet),  First  National  Bank  (1.5  million  square 
feet),  One  Beacon  (1.3  million  square  feet),  Keystone  (750,000 
square  feet)  and  One  Washington  Mall  (150,000  square  feet). 
In  the  period  1973  to  1975,  an  additional  seven' million  square 
feet  of  offices  are  anticipated.   The  largest  among  these  are 
Dewey  Square  -(2.5  million  square  feet),  National  Shawmut  Bank 
(1.2  million  square  feet),  and  Blue  Cross/Blue  Shield  (1.0  mil- 
lion square  feet) . 

All  of  this  new  construction  will  bring  new  employment 
and  would  reasonably  be  expected  to  generate  more  demand  for 
hotel  facilities.   The  BRA  anticipates  that  by  1975  private  of- 
fice employment  in  the  City  will  grow  to  175,000  persons,  up 
over  33%  from  1960  levels  and  up  about  16-2/3%  from  1970 
levels.   The  growth  of  private  office  construction  thus  will 
have  an  important  effect  on  the  Park  Plaza  hotel. 


V.   HOTEL  CONCEPT 


General 


The  growing  commercial  and  demographic  base  of  the  Boston 
area  and  the  economic  considerations  of  land  and  construction 
costs,  require  that  a  hotel  of  approximately  1,000  rooms  be 
built.   In  our  opinion,  if  built  this  should  be  a  high-quality 
full-service  convention  hotel.   This  hotel  should  have  a  great 
deal  of  flexibility  for  handling  group  business  and  conform  to. 
modern  hotel  room  sizes  and  amenities.   We  submit  the  follow- 
ing recommendations  for  the  Park  Plaza  hotel. 

B.   Lobby  Level 

A  minimum  of  4,000  to  5,000  square  feet  should  be  al- 
lowed for  registration,  cashiers,  reservations  and  front- 
office-  space.   Because  of  considerable  group  movement,  we  be- 
lieve 6,000  to  8,000  square  feet  will  be  required  for  baggage 
handling,  furniture,  aisles,  walkways  and  general  circulation. 

The  lobby  should  contain  a  cocktail  lounge  and  bar  to  seat 
a  minimum  of  150  persons.   This  will  require  approximately 
3,000  to  4,000  square  feet.   A  coffee  shop  to  seat  about  300  at 
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counter  and  tables  will  require  approximately  4,500  to  7,000 
square  feet.   This  facility  should  .be  supplied  from  a  main 
kitchen  which  will  perform  bulk  preparation  and  so  forth,  but  * 
in  all  other  aspects  if  possible  it  should  be  self-contained 
for  fast  service. 

The  hotel  should  contain  two  or  more  specialty  dining 
rooms,  one  of  which  could  be  on  the  lobby  level.   A  minimum 
seating  for  such  a  specialty  dining  outlet  should  be  250  per- 
sons.  Assuming  this  facility  will  feature  a  high-quality  menu 
(not  necessarily  elaborate),  approximately  5,000  to  6,000 
square  feet  would  be  required. 

The  second  dining  room  should  also  have  a  distinctive 
theme.   It  might  be  smaller  and  more  luxurious.   Such  a  room 
to  seat  150  persons,  with  an  adjoining  lounge  and  bar  for  75 
people,  would  require  approximately  4,100  to  5,500  square 
feet. 

C.   Banquet  and. Meeting  Rooms 

We  believe  a  main  ballroom  complex  of  30,000  square  feet 
to  accommodate  up  to  2,500  persons  will  be  required.   This  can 
then  be  divided  into  smaller  ballrooms  of  10,000  square  feet 
each  or  less.   Assembly  for  this  room  would  add  5,000-10,000 
square  feet.   In  addition,  a  dozen  other  banquet  rooms  ranging 
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in  capacity  from  20  to  500  persons  should  be  provided.   These 
rooms  would  require  a  total  of  about  20,400  square  feet  plus 
assembly  area  of  4,000  to  7,000  square  feet.   Display  and  ex-  » 
hibit  space  of  15,000  to  30,000  square  feet  should  be  provided 
to  give  the  hotel  a  good  competitive  edge.  ,, 

D.   Kitchen  Facilities 

The  kitchen  facilites  may  be  located  on  the  lobby  level, 
a  level  below  the  lobby  or  on  a  level  with  the  larger  meeting 
rooms.   Preferably,  the  kitchen  should  be  located  adjoining 
the  dining  room(s)  on  the  lobby  level,  in  which  case  we  estimate 
that  approximately  18,000  to  22,000  square  feet  would  be  re- 
quired for  this  main  bulk-preparation  kitchen,  and  a  holding 
facility  of  10,000  to  15,000  square  feet  would  be  needed  on 
the  banquet  level. 

•  ■  E.   Guest'  Floors 

Approximately  550,000  to  600,000  square  feet  will  be  re- 
quired.  This  is  based  on  double-loaded  corridors  of  six  feet 
in  width  and  a  building  width  of  approximately  60  to  66  feet, 
and  would  allow  for  housekeeping  closets,  trash  and  linen 
chutes,  elevators,  stairwells  and  so  forth. 


We  believe  a  typical  guest  room  should  measure  13'  x 
18' -20'  in  the  clear.   About  six  to  eight  feet  should  be 
added  to  the  length  for  entryway,  closet  and  bath.   All  rooms 
should  have  private  fully-tiled  bathrooms  with  combination  bath 
and  shower  with  double  safety  grips,  water  closet  and  sink. 
An  additional  sink  and  dressing  table  with  mirror,  outside 
the  bathroom  but  inside  the  guest  room,  are  desirable.   A  sun- 
heat  lamp  and  steam  towel  racks  in  the  bathroom  would  add  an 
elegant  touch.. 

Basic  heating  and  air  conditioning  with  individual  room 
controls  are  requisites. 

A  majority  of  the  sleeping  rooms  should  be  furnished 
with  two  double  beds,  and  have  combination  desk-dresser-and- 
luggage-racks  of  durable  quality.   Ample  drawers,  closet  space 
and  luggage  storage  are  a  requisite.   Two  comfortable  chairs 
with  a  lamp  overhead  and  table  in  between  would  be  desirable. 
All  rooms  should  have  combination  color  television  and  radio. 

Approximately  25%  to  30%  of  the  rooms  should  connect. 
About  10%  to  15%  of  the  rooms  should  be  designated  as  parlors 
connecting  with  bedrooms.   Where  possible,  the  suites  should  be 
located  at  corners  of  the  building. 

F.   Back-Of-House  Space 
We  estimate  that  approximately  25,000  to  30,000  square 
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feet  will  be  required  for  employee  locker  rooms,  dining  rooms, 
showers  and  toilets.   This  allotment  also  provides  areas  for 
timekeeper's  office,  valet  service,  receiving,  housekeeping, 
linen  and  guest  supply  .storage,  and  so  forth.   An  additional 
5,000  to  7,000  square  feet  should  be  provided  for  a  hotel 
laundry. 

G.   Administrative  Space 

Approximately  4,000  to  6,000  square  feet  should  be  set 
aside  for  offices  of  the  general  manager,  resident  manager, 
their  secretaries,  the  sales  and  banquet  department  and  general 
accounting  offices. 

H.   Other  Spaces 

We  anticipate  that  approximately  9,000  to  15,000  square 
feet  would  have  to  be  set  adide  for  engineering  areas,  tele- 
phone and  switchboard  and  similar  mechanical  spaces  and  related 

offices. 

Consideration  should  also  be  given  to  other  amenities  in- 
cluding a  newsstand,  gift  shops,  pharmacy,  boutique,  men's 
shop,  beauty  parlor,  barber  shop,  car  rental  desk,  airline 
counters,  etc.   Such  commercial  space  could  range  from  5,000  to 


7,000  square  feet.   Some  of  these  might  be  in  the  shopping  gal- 
leria  of  the  Park  Plaza  development  but  they  are  related  to 
hotel  guest  needs. 

Parking  will  be  provided  in  the  garage  serving  the  entire 
development.   We  estimate  that  between  400  and  450  spaces 
would  have  to  be  designated  for  hotel-rooms  guest  parking. 
Additional  spaces  should  be  available  for  patrons  of  restau- 
rants, meeting  rooms,  and  so  forth.   This  will  be  negotiated 
by  the  hotel  operator  with  the  garage  operator. 

The  space  requirements  for  the  hotel  are  summarized  in 
Exhibit  4. 

I.   Economic  Projections 

We  estimate  that  costs  of  furnishing,  fixtures,  equip- 
ment and  consumables  will  require  a  budget  of  $6,500  per  room. 
An  additional  $1,000  per  room  should  be  provided  for  pre- 
opening  and  opening  expenses'.   Start-up  inventories  and  opera- 
ting cash  will  require  $1,500  per  room. 

We  believe  that  guest  rooms  should  be  rated  $40.00  to 
$45.00  single  and  $44.00  to  $50.00  for  double  occupancy. 
Suites  should  be  priced  at  $75.00  to  $90.00  for  sitting  room 
and  bedroom  and  $125.00  and  up  for  parlor  and  two  bedrooms. 

It  is  difficult,  of  course,  to  predict  what  room  rates 


and  occupancies  will  be  four  years  hence  when  this  hotel 
will  come  into  being.   Based  on  the  pricing  structure, 
however,  and  information  we  have  obtained,  we  estimate 
that  within  the  first  three  years  of  operation,  the  hotel 
will  attain  an  Average  Annual  Occupancy  between  10%   and 
757o  and  an  Average  Rate  per  Occupied  Room  per  Day  ranging 
between  $40.00  and  $45.00. 


VII.       EXHIBITS 


Boston 

Inner 

Harbor 


EXHIBIT 


MAP  SHOWING  LOCATION  OF 
PARK  PLAZA  DEVELOPMENT 
IN  BOSTON  CITY  CENTER 
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SUMMARY  OF  HOTEL  SPACE  REQUIREMENTS 


Registration,  cashiers,  reservation,  front  office 

Lobby 

Cocktail  lounge  and  bar  for  150  patrons 

Coffee  shop  seating  300  patrons 

Specialty  dining  room  seating  250  patrons 

Luxury  dining  room  seating  150  patrons 

Lounge  and  bar  for  above  seating  75  patrons 

Main  banquet  room  for  2,500  guests  and  assembly 

Private  Room  #1  (300-500  guests) 

Private  Room  #2  (200-250  guests) 

Private  Room  #3  (100-150  guests) 

Private  Room  #4  (75-100  guests) 

Private  Room  #5  (75-100  guests) 

Private  Room  #6  (75-100  guests) 

Private  Room  #7  (30-50  guests) 

Private  Room  #8  (30-50  guests) 

Private  Room  #9  (30-50  guests) 

Private  Room  #10  (20-30  guests) 

Private  Room  #11  (20-30  guests) 

Private  Room  #12  (20-30  guests) 

Assembly  for  Private  Rooms 

Display,  Exhibit  Space,  etc. 

Kitchen  Facilities 

Kitchen  holding  facilities 

Guest  room  floors 

Back  of  house:   receiving  area,  housekeeping, 
storerooms,  employee  locker  rooms, 
employee  dining  rooms,  and  so  forth 

Hotel  laundry  and  valet 

Administrative  space 

Engineering  and  mechanical 

Commercial  rentals  , 

Circulation 


Square  Feet 


Total  Space  Requirements 


4, 

000 

m „ 

5, 

000 

6 

000 

- 

8, 

000 

3, 

000 

- 

4, 

000 

4, 

500 

- 

7, 

000 

5, 

000 

- 

6, 

000 

3, 

000 

- 

4, 

000 

1, 

100 

- 

1, 

500 

35, 

000 
6, 

—    i 

000 

10, 

000 

3, 

000 

2, 

100 

1. 

500 

1, 

500 

1, 

500 

1, 

000 

1, 

000 

1, 

000 
600 
600 
600 

4, 

000 

- 

7, 

000 

15, 

000 

- 

30, 

000 

18, 

000 

- 

22, 

000 

10, 

000 

- 

L5, 

000 

550, 

000 

-  600, 

000 

25, 

000 

_   • 

30, 

000 

5, 

000 

- 

7, 

000 

4, 

000 

- 

6, 

000 

9, 

000 

- 

L5, 

000 

5, 

000 

- 

7, 

000 

150, 

000 

-  165, 

000 

877,000  -  999,900 


Note:   Parking  space  is  not  included. 


This  is  purely  presented  as  a  guide  and  requires 
many  "In-put"  conferences  with  architect,  developer, 
operator,  and  Hospitality  Division  of  Helmsley-Spear,  Inc, 


/<^-  wJn. 


Commissioner  of  Assessing 
THEODORE  V.  ANZALONE 


Associate  Commissioners  of  Assessing 

JOHN  F.  MORLEY 

JACK  KARDON 


.  CITY  OF  BOSTON 

ASSESSING   DEPARTMENT 


301  C!TY   HALL  SQUARE 


December  6,    1971 


Boston   City  Council 

Council   Chamber 

City  Hall 

Boston,  Massachusetts   RE;   Proposed  Park  Plaza  Project 

Attn:   Councillor  Christopher  Iannella 

Gentlemen j 

You  have  requested  that  I  give  you  the  assessed 
valuation  for  the  year  1971  on  Parcels  A  -  B  -  C,  which 
constitute   the  proposed   Park   Plaza   Project,, 


Please   be   advised   that   the 
tion  for   this    area  is   $9,502.1+000 
assessment   is   $l,660,069o      There 
of   taxable 


total   taxable   valua- 
The   tax  yield  on   this 


land  within   the 


are   seventy- three  parcels 
Park   Plaza  Project,, 


You  have   also    inquired   as   to    the  projected   tax  levy 
in   this   same   areae      While   it  is   difficult   to  'ascertain   the 
exact  revenue    that   this  property  will   generate   due   to    the 
fact   that   I  have  not  before  me,    at   this   time,    the   complete 
description  of  the  buildings   that  will  be   erected,.      However, 
I  would  estimate    that   the   City  of  Boston  will   receive   in 
taxes  when   the    entire  project  is   completed  between  $L|.,500c000o 
to    $5,000,000. 

Hoping   that   this   is    the   information  you  have   requested 
of  mo,    I  remain 


Very    truly  yours, 


v 


< 


v 


Theodore  V«  Anzalone 
Commissioner  of  Assessing 
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BOSTON  PUBLIC  LIBRARY 


3  9999  06315  027  8 


